Commercial property summary appraisal report File No.:_11A-016C-01-013-0

DESCRIPTION OF THE IMPROVEMENTS (continued)

Comments on the Improvements: The main garage building is concrete block with stucco exterior coating. The main walls are 18' tall. There is a
second floor area of 714 square feet and a basement rea of 912 square feet. The second floor has been used for storage and has uneven
flooring systems being added at different time periods. The basement area is lit with fluorescent lighting and incandescent. Also there is an oil
separator located in the basement area. No apparent water problems visible. There is an office area on the westerly end of main structure witr
390 square feet of space with a drop ceiling. Heated comes from a unit heater in ceiling area over storage room. All overhead doors were in
operation by last occupant. Access if from the interchange of Fairgrounds Road and Route 20 at a traffic light which services the subject
property.

HIGHEST AND BEST USE

Summary of Highest & Best Use: The B-3 zoning classification allows the current use of automotive repair and gasoline service. This site would
also support retail and storage center operations. The current use is the highest and best use from the original design and use of the structure
and parking areas and proximity to railroad fracks.

Highest & Best Use as if vacant: This property's location between railroad tracks and busy secondary artery road makes the present use as a
repair garage or warehouse facility the highest and best use.

Highest & Best Use as improved: < Presentuse [ ] Proposed use (explain) [ Other use (explain)

Actual Use as of Effective Date: November 16, 2011

Use as appraised in this report: Commercial automotive repairs.
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Commercial property summary appraisal report

File No.. 11A-016C-01-013-0

SITE VALUATION

Methodology - The Opinion of Site Value is derived by the utilization of the following method(s) (see attached addenda for definitions):

X Sales Comparison [] Allocation Method [ ] Extraction Methad (] Land Analysis (see attached addendum)

(] Other Method (describe)

Methodology Comments: Comparables with similar utility will be analyzed.
FEATURE | SUBJECT PROPERTY COMPARABLE SITE NO. 1 COMPARABLE SITE NO. 2 COMPARABLE SITE NO. 3
Address 1250 Mentor Avenue North Ridge Road Tyler Boulevard Mentor Avenue
Painesville Township, Ohio 4407]Madison, Ohio 44057 Mentor, Ohio 44060 Mentor, Ohio 44060

Proximity to Subject 16 miles 8 miles 12 miles

Lot/Map Identifier 11A-016C-01-013- |01B-122-0-00-068-0 16B-031D-01-048-0 16A-018-0-00-015-0

Sale/Deed Reference  |Deed 60-331 2009R032282 2010R03813 2009R016780

Data Source(s) Public records Public records Public records Public records

Verification Source(s) |Deed Deed Deed Deed

Sale Price 5 nla s 55,000 B 51,800 s 125,000

C.E. ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) § Adjust DESCRIPTION +(-) § Adjust DESCRIPTION +(-) § Adjust

Rights Appraised Fee Simple Fee simple Fee simple Fee simple

Date of Sale/Time n/a 12/15/2009 12/28/2010 06/29/2009

Conditions of Sale n/a Cash Cash Cash

Sale Concessions n/a None None None

Cash Equivalent Price  [$ n/a $ 55,000 $ 51,800 $ 125,000

C.E.Price/ Sq.Ft. $ $ 0.62 $ 2.40 $ 4.16

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) § Adjust DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) § Adjust |

Net Site Area (in Sa.Ft) |58,370 89,298 -12,200/21,553 +4,740|30,056 +2,610

Location Average Average- +5,000]Average Good -45,000

Topography Flat Flat Flat Flat

Shape/Utility Triangular Retangular -10,000|Retangular -10,000|Retangular/leg -15,000

Utilities All All All All

Site Improvements Paving and fence [None None Part paving -6,380

Net Adjustment (Total, in §) 0+ X -1s 172000 O+ X -8 5260 [1+ X -13 -63,770
Net 313% Net 102 % Net  51.0%

Adjusted Sale Price (in §) Gross  49.5 %|$ 37,800] Gross  28.5 %|$ 46,540| Gross  55.2 %I$ 61,230

Comments/Analysis of Comparable Sites:
final value correlation.

Subiject site has about 40,511 net usable ara. The location by railroad track and shape are considered ii

Comments/Analysis of Excess Land (if applicable): Site is completely in use.

Net Site - Indicated Value

Net Site Area: 58,370 Sq.Ft. X Indicated Value of Net Site per Unit Area: $ 0.69 =% 40,000

Excess Land - Indicated Value (if applicable)

Excess Land Area: 0 Sq.ft. X Indicated Value of Excess Land per Unit Area: § 0 =% 0
INDICATED VALUE OF THE SUBJECT TOTAL SITE (Net Site Indicated Value + Excess Land Indicated Value) = § 40,000
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Commercial property summary appraisal report

File No.: 11A-016C-01-013-0

COST APPROACH

This Cost Approach Analysis is based upon:

1X] Replacement Cost New, or

|| Reproduction Cost New (see comments)

Source of Cost Data: Marshal & Swift

Multi : Comments on cost data, multipliers, etc.: Costs Feb. 2010, Multiplier Jan. 2011
Current Multiplier: 1.02 1.02
Local multiplier: 1.00 1.00
Structure Breakdown Area Unit Cost Basic Current
Building or Component Sq.Ft. $/Sq.Ft Cost Multiplier Cost
Service Area and Office 12,946 X 34.42 =% 445,601 X 454 513
Local mu 1.00
Area mu
Story height mul
[BUILDING =$ 454,513
Area Unit Cost Basic Current
Building or Component Sq.Rt $/5q.H Cost Multiplier Cost
2nd Floor 714 X 13.45 =§ 9,603 X 1.02|1=% 9,795
Local multiplier; | X 1.00
Area multiplier; | X
Story height multiplier: | X
[BUILDING =3$ 9,795
Area Unit Cost Basic Current
Building or Component Sg.Ft. $/Sq.Ft Cost Multiplier Cost
Basement Storage 912 X 26.59 =9 24,250 X 1.02|=$ 24,735
Local multiplier;| X 1.00
Area multiplier: { X
Story height multiplier:| X
[BUILDING =$ 24,735
[ALL BUILDINGS - TOTAL COST NEW =S$ 489,043
Site Improvements & Additional ltems Basic Current
Description Quantity Unit Cost Cost Multiplier Cost
X =$ X =$
X =% X =$
X =$ X =38
=%
X
[ SITE IMPROVEMENTS & ADDITIONAL ITEMS - TOTAL COST NEW =$§
ALL IMPROVEMENTS - TOTAL COST NEW =$ 489,043
Entrepreneurial Profit & Soft Costs All Improvements
Description % Total Cost New Cost
X =%
X =%
| ENTREPRENEURIAL PROFIT & SOFT COSTS - TOTAL COST NEW =$§
GRAND TOTAL - COSTNEW = § 489,043
Physical Depreciation = Long=lived Items Effective Economic Depreciation And/0r Depreciation
Age Life % Lump Sum Amount
Service Area and Office 35 60 58.33 § $ 265,117
2nd Floor 35 60 58.33 § $ 5,713
Basement Storage 35 60 5833 § $ 14,428
$ 285,258
Physical Depreciation - Short-lived ltems Effective Economic Depreciation And/Or Depreciation
Description Age Life % Lump Sum Amount
$ $
$ 5
$ $
$
Functional Obsolescence Depreciation And/Or Depreciation
Description % Lump Sum Amount
Building is not properly insulated with older single plate glass. $ 15,000 _ $ 15,000
Economic Obsolescence Depreciation And/Or Depreciation
Description % Lump Sum Amount
The railway track is so close as to disrupt any activities. $ 20,000 $ 20,000
TOTAL DEPRECIATION =$( 320,258
DEPRECIATED VALUE OF THE IMPROVEMENTS =$§ 168,785
OPINION OF NET SITE VALUE =$§ 40,000
OPINION OF VALUE OF EXCESSLAND =$ 0
OPINION OF VALUE OF PERSONAL PROPERTY and/or OTHER NON-REALTY INTERESTS INCLUDED =§
QOther item(s) affecting the cost approach value (if applicable) =$ 0
INDICATED VALUE BY COST APPROACH =$§ 208,785
FINAL INDICATION OF VALUE BY COST APPROACH (ROUNDED) =$ 208,800

Comments/Analysis of the Cost Approach:

The subiject building has been updated as needed over the last decades. There is a wash bay area at

est end of bay room area. There is a storage area with access from a ladder.
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Commercial property summary appraisal report

File No.: 11A-016C-01-013-0
FEATURE | SUBJECT PROPERTY COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
Address 1250 Mentor Avenue 8700 Tyler Avenue 35790 Curtis Boulevard 37960 Depot Street
Painesville Township, Ohio 4407 {Mentor, Ohio 44060 Eastlake, Ohio 44095 Willoughby, Ohio 44094

Proximity to Subject 3.84 miles SW 12.56 miles SW 8.25 miles SW
Building Usage/Name  |L.C. Garage Center-Tyler Auto Bruce's Engine & Auto Repair Rt. 2 Collision
Sale/Deed Reference Deed 60-331 Deed 2008R017544 Deed 2010R003831 Deed 2010R029229
Data Source(s) L.C. Reorders Lake County Reorders Records |Lake County Reorders Records |Lake County Reorders Records
Verification Source(s) [Deed 60-331 Deed 2008R017544 Deed 2010R003831 Deed 2010R029229
Sale Price $ n/a s 328,000 B 385,000 s 500,000

C.E. ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) $ Adjust
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Date of Sale/Time n/a 06/19/2008 -32,800(02/26/2010 12/10/2010
Conditions of Sale n/a Cash Cash Cash
Sale Concessions n/a None None None
Cash Equivalent Price  |$ n/a $ 295,200 $ 385,000 $ 500,000
C.E Price/GBA $ $ 27.33 $ 30.31 $ 38.92
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust DESCRIPTION +(-) § Adjust DESCRIPTION +(-) § Adjust
Net Building Area 12,946 sqft] 10,800 sq.ft. 12,700 sq.ft 12,847 sqAft.
Gross Building Area 12,946 sq.ft, 10,800 sq.ft +36,500 12,700 sq.ft +4,200 12,847 sqAt.
Net Site Area (in Sq.Ft) |58,370 51,401 -10,800(25,395 +12,300(86,074 -45,100
Location Average Good -35,000{Good -60,000({Average -50,000
Type of Construction Stucco on block Brick on block -24,000|Brick on block -27,000(Block
Construction Quality Fair Average -24,300|Average -26,900(Fair
Age 61 21 +67,900(36 +23,900(50 +39,000
Condition Fair- Average -50,000|Average -53,000(Fair -50,000
Parking Good Good Good Good
Net Adjustment (Total, in §) L1+ X -1 39,700 [+ X -8 1265000 [1+ X -1|s -106,100

Net 134 % Net  329% Net 212 %

Adjusted Sale Price (in $) Gross  84.2 %[$ 255,500 Gross  53.8 %|$ 258,500] Gross  36.8 %|$ 393,900

Comments/Analysis of Comparable Sales:

The three sales were used in the Sales Appraoch are from the Lake County market area. They share

similarities to the subject in terms of function utility and locational influences and amentites. This appraiser feels these comparables are the

best available at the time of this assignment and will develop the subject's true market value.

COMPARABLE SALES ANALYSIS

Subject GBA: 12,946 SqFt X § 20.08 /Sq.Ft GBA: = VALUE BY SALES COMPARISON APPROACH =§ 260,000
OPINION OF VALUE OF EXCESSLAND = § 0
OPINION OF VALUE OF PERSONAL PROPERTY and/or OTHER NON-REALTY INTERESTS INCLUDED =$§
Other item(s) affecting the sales comparison approach value (if applicable) = § 0
INDICATED VALUE BY SALES COMPARISON APPROACH = § 260,000
FINAL INDICATION OF VALUE BY SALES COMPARISON APPROACH (ROUNDED) = $ N..mo.occ
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Commercial property summary appraisal report File No.._11A-016C-01-013-0

Value Indication - Total Site Value: $ 40,000
Value Indication - Cost Approach: $ 208,800
Value Indication - Sales Comparison Approach: $ 260,000
Value Indication - Income Approach: $
QOpinion of Value of any Personal Property and/or Other Non-Realty Interests Included: $
Final Reconciliation: Gas pumps wiht realed eguipm,ent have market vlaue of about $6,300.
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DATE OF REPORT: November 17, 2011 DATE OF INSPECTION: November 8, 2011
Based on the degree of inspection of the Subject Property, as indicated below, the defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser's Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the Subject Property is:
OPINION OF VALUE (as defined): $ 260,000 (as is) and/or$ (other, describe)
EFFECTIVE DATE(S) OF VALUE:  November 8, 2011  (as is) and/or (other, describe)
A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

@1 properly understood without reference to the information contained in the complete report

& | Attached Exhibits: (] Scope of work (X Limiting cond /certification (] Narrative addendum X Photograph addenda

=/ [X Sketch addendum X Map addenda [ Cost addendum [ Flood addendum [ Additional sites

©| [ Additional sales [ Additional rentals [ Income/expense addenda [] Hypothetical conditions [X Extraordinary assumptions
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If required for this assignment, further attachments may be indicated elsewhere in this report.
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Main File No. 11A-01

Building sketch

Client Mr. Edward H. Zupancic

Property Address 1250 Mentor Avenue

City Painesville Township County Lake State Qhio Zip Code 44077

Appraiser Michael Joseph Evangelista

41t A
Enclosed Entry n I4ft
34ft
291t 2na Floor
AT
21ft {714 5 1) "
156t 38ft 3aft SSht
241t Basement 245t
{912 Sq ft}
458t
38ft
60ft
i Garage
10930 5q ft] Covered Ent
16ft 126 5q ft]
26ft
4ft
15ft: Office m 15t
{390 Sq ft] 136f
26ft et
Davinci by & 1a mode, inc Area Calculations Summary

Living Area Calculation Detaiis

Covered Entry 265qft 65x4 = 2%

Total Living Area {Rounded); 26 Sg ft

Non-living Area

Garage 10930 Sq ft 41 =8 = 328
82x21 = 1722
152 x 45 = €840
136 % 15 = 2040

Office 390 %q ft I5x2 = 390

2nd Floor 714 5qft 21x 34 = 714

Basement 9125q 1t 38x24 = 912
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Subject Photo Page

Client Mr. Edward H. Zupancic

Property Address 1250 Mentor Avenue

City Painesville Township County Lake State  Ohio Zip Code 44077
Appraiser Michael Joseph Evangelista

_ Subject front
1250 Mentor Avenue

| n/a
Gross building area 12,946
Age 61

Looking northeast from
Route 20.

Subject rear

Looking southwest.

Subject street

Gasoline pump island.

29/09/2011
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